Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/1058/P

	Development Proposed:
	Application to vary Condition no. 4 of planning consent 3/2010/0693/P, to allow the external works for the development to be completed before the expiration of three years of the date of this permission; and to vary Condition no. 14 to allow one of the units to be used as permanent residential accommodation while keeping the other unit as a holiday let. Brock Thorn Barn, Tosside, Skipton, Yorkshire, BD23 4SX.



	CONSULTATIONS: Parish/Town Council

	Slaidburn and Easington Parish Council – No observations or comments received within the statutory 21-day consultation period.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways Engineer) – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Forest of Bowland Area of Outstanding Natural Beauty.

Policy H2 – Dwellings in the Open Countryside.

Policy H15 – Building Conversions – Location.

Policy H16 – Building Conversion – Building to be converted.

Policy H17 – Building Conversions – Design Matters.

Policy H23 – Removal of Holiday Let Conditions.

PPS3 – Housing.

PPS5 – Planning for the Historic Environment.

Draft National Planning Policy Framework (NPPF).



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The building subject to this application is a redundant barn sat adjacent Brock Thorn Farmhouse, off Wigglesworth Road, Tosside. The site is approx. 0.8 miles from the village of Tosside itself, and it lies within the Forest of Bowland Area of Outstanding Natural Beauty. Permission was granted in 2009 for the conversion of a barn formerly in agricultural use into one dwelling and two holiday cottages, with a new vehicular access to provide access into the paddock to serve the house and cottages. The permission remains live however no works have been carried out as yet.

This application seeks permission to vary two of the Conditions of this approved scheme, the first of which is Condition no. 4 which relates to the time allowed to carry out the external works to the barn which is currently within TWO YEARS of the date of the permission. As works have not yet started, the Applicant is not wishing to lose this consent due to the restrictions potentially arising due to the funding required (see letter submitted with the Application), however they do intend to start work early next year. On this basis, and the fact that the barn remains in good condition (assessed on a recent site visit), I am happy for this Condition to be altered.

The proposal also proposes to alter Condition 14 of this approved scheme so that one of the two holiday lets can be used as unrestricted residential accommodation, leaving two dwellings and one holiday let as part of the proposal.

Policy H23 of the Local Plan states that ‘proposals seeking the removal of conditions which restrict the occupation of dwellings to tourism/visitor usage will be refused unless the proposal conforms to the normal development control policies of the Local Plan. Policies G5, H2, H15, H16 and H17 will be particularly relevant in any assessment’. This Policy can also be considered when assessing proposals of this nature to vary such conditions.

With regards the principle of the proposal, now that the Council is in a situation where a five year housing land supply cannot be identified, residential development should be favourably considered taking account of the requirements of PPS3: Housing and the relevant saved policies of the Local Plan. In practice, what we presently have is an established built development with a restricted class of residential use; therefore the proposal can be treated as tantamount to a conversion.

Saved Policy H2 of the Local Plan allows the conversion of buildings to dwellings in the open countryside subject to certain criteria. Policies H15, H16 and H17 provide more detailed criteria.  The explanatory text to Policy H17 says that ‘the conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable’.

Guidance within the Draft NPPF encourages the increased supply of housing, but also states that isolated homes in the countryside should be avoided unless there are special circumstances. Although one of the special circumstances cited is the re-use of redundant or disused buildings, this also has to be weighed against advice in Paragraph 112 that to promote sustainable development, housing in rural areas should not be located in places distant from local services.

The building itself sits adjacent to Brock Thorn Farm to the east, and the two dwellings (recently approved), High Laithe and The Owls, to the west, and is accessed off the main road to Tosside, which itself is approximately 1.5km away. I therefore consider the building subject to this application to form a part of an established group of buildings within sufficient distance to local services, and is therefore in an acceptable location. As such, if the original barn were still in its original condition, its conversion into a dwelling with unrestricted occupancy would now be acceptable in principle and in accordance with the currently applicable policies and guidance. Therefore, I consider the variation of the occupancy condition on the building to be acceptable in principle and this application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That the variation of Condition’s 4 and 14 be granted.


DATE INSPECTED: 11/01/2012














